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EXECUTIVE SUMMARY

The following report describes the results of a Phase | Environmental Site Evaluation conducted for
Newport Center Anacapa Associates, LLC. on a property located at 150 Newport Center Drive, in
the City of Newport Beach, California. The investigation involved conducting field reconnaissance
and a search of public records for the Site and for area developments to identify any facilities or
operations with the potential to compromise the environmental integrity of the subject property.

Fero environmental Engineering, Inc (Fero) has performed a Phase | Environmental Site Assessment
of the Site in general conformance with the scope and limitations of ASTM Practice E 1527. Any
exceptions to or deletions from this practice are described in Section 8.0 of this report. This
assessment has revealed no evidence of current recognized environmental conditions (REC) in
connection with the Site.

Improvements on the Site consisted of a one-story carwash building with a paved parking area and a
fueling area. The only hazardous materials onsite were contained in a fueling system which
consisted of 3-12,000 gallon gasoline underground storage tanks (USTSs), piping and dispensers.
The fueling system is permitted through the Orange County Health Care Agency (OCHCA) and Air
Quality Management District (AQMD). Fero reviewed the OCHCA UST file for the Site on
October 29, 2013. A complete summary of this file review is included in section 6.5. When the
original USTs were removed in 1989 the soils were “clean”. When the dispensers and piping were
replaced/upgraded in 2003 some residual Total Petroleum Hydrocarbons (TPHg) and Benzene,
Toluene, Ethyl Benzene and Xylenes (BTEX) compounds were detected below two of the
dispensers. The regulatory agency was not concerned with the concentrations detected and did not
require any cleanup. The current fueling system has a continuous leak detections system and
appears to be in compliance with the OCHCA. No auto repairs occur at the Site.  The carwash has
a reclaimed water system with a three-stage “clarifier” that is permitted through the city of Newport
Beach. The solids that settle out are pumped and disposed of as non-hazardous.

The vicinity sites listed in Environmental Databases are under various stages of investigation or
remediation under the oversight of various regulatory agencies. In addition, they are either
sufficient distance from or lateral to or downgradient of the Site with respect to groundwater flow so
that they are unlikely to have resulted in a REC at the Site.
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Phase | Environmental Site Assessment
150 Newport Center Drive, Newport Beach, California

INTRODUCTION

Purpose

The following report describes the results of a Phase | Environmental Site Assessment (ESA)
conducted on a property located at 150 Newport Center Drive in the City of Newport Beach,
California. The assessment was conducted to identify and evaluate any characteristics of the
Site or of adjacent sites that may be of environmental concern. Conclusions reached in this
report are based on research, interviews and on site reconnaissance.

This ESA was conducted pursuant to ASTM, Standard Practice for Environmental Site
Assessment Process (E-1527 - 05). This ASTM Standard provides the following discussion
of its purpose: The purpose of this practice is to define “good commercial and customary
practice” in the United States of America for conducting an environmental site assessment of
a parcel of commercial real estate with respect to the range of contaminants within the scope
of Comprehensive Environmental Response, Compensation and Liability Act (CERCLA) and
petroleum products. As such, this practice is intended to permit a user to satisfy one of the
requirements to qualify for the innocent landowner defense in CERCLA liability: that is, the
practices that constitute ““all appropriate inquiry into the previous ownership and uses of the
property consistent with good commercial or customary practice” as defined in 42 USC 8
9601(35)(B).

In defining a standard of ““good commercial and customary practice” for conducting an
environmental site assessment of a parcel of property, the goal of the processes established by
this practice is to identify recognized environmental conditions. The term recognized
environmental conditions (REC) means the presence or likely presence of any hazardous
substances or petroleum products on a property under conditions that indicate an existing
release, a past release, or a material threat of a release of any hazardous substances or
petroleum products into structures on the property or into the ground, groundwater, or
surface water of the property. The term includes hazardous substances or petroleum
products even under conditions in compliance with laws. The term is not intended to include
de minimis conditions that generally do not present a material risk of harm to public health or
the environment and that generally would not be the subject of an enforcement action if
brought to the attention of the appropriate governmental agencies.

In addition, this ESA was conducted pursuant to CERCLA Section 101(35)(B), All
appropriate inquires, as defined in EPA, 40 CFR Part 312 — Innocent Landowners, Standards
for Conducting All Appropriate Inquires, Federal Register / Vol. 69, No. 165/ Thursday,
August 26, 2004 / Proposed Rules.
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1.2. Involved Parties

Newport Center Anacapa Associates, LLC. engaged Fero to perform this ESA of the Site.

2.0 SCOPE OF WORK

The ESA is a characterization of environmental concerns that is based on readily available
information and Site observations. The following services were provided in the assessment:

A hydrogeologic evaluation of the Site and vicinity, using published topographic and
geologic maps, geologic reports, and available groundwater data,

A review of historic building permits, aerial photographs, Sanborn Fire Insurance Maps,
City Directories, historic topography maps and environmental reports to evaluate past
land uses,

A search of regulatory agency records and databases to determine the presence of any
onsite or area facilities or operations with the potential to compromise the environmental
integrity of the Site,

A Site and adjacent property reconnaissance for obvious indications, facilities or
operations that have or could impact the environmental integrity (REC) of the Site, and

Preparation of a report that includes discussion of the findings of the above tasks.

3.0 SITE AND AREA RECONNAISSANCE

3.1. Location

A Site map that includes side streets is included as Figure 1. The Site is located on the
southwest corner of Newport Center Drive and Anacapa Drive in a commercial area of
Newport Beach, California.

3.2 Site Inspection Observations and Interviews

Site reconnaissance was conducted by Fero Environmental Engineering, Inc. (Fero) on
October 29, 2013. Photos taken of Site conditions during the site reconnaissance are
included on an attached photo log. As indicated on Figure 1, improvements on the Site
consisted of a one-story carwash building with a paved parking area and a fueling area which
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consisted of three 12,000 gallon underground fuel storage tanks (USTSs), four dispensers and
associated piping. A shoe shining stand was located to the west of the dispensers.

The fueling system is permitted through the Orange County Health Care Agency (OCHCA)
and Air Quality Management District (AQMD). A summary of Fero’s reviewed of the
OCHCA file for the USTs is included in section 6.5.  Site surfaces were generally clean,
free of debris and well maintained. No significant staining was observed on Site surfaces.
There was a subgrade waste water collection trench below the carwash that drained to a water
reclamation system/clarifier. When solids build up in the clarifier they are reportedly
pumped out and disposed of offsite as non-hazardous.  There was no evidence of wells, pits,
ponds, or lagoons on the Site. There were no unusual odors, significant stains, corrosion,
stressed vegetation, solid waste, wastewater, or pooled or ponded water identified on the Site.

Fero observed and discussed the Site with the current business owner’s, Mr. Pat Shea. The
questioning was conducted to determine whether Mr. Shea was aware of or concerned about
potential environmental issues at the Site. He indicated that he was not aware of any
potential environmental issues at the Site. The Site was connected to City of Newport Beach
for water, Southern California Edison for electricity and the City of Newport Beach for sewer.

3.3 User Requirements
In order to qualify for one of the landowner liability protections offered by the Small Business
Liability Relief and Brownsfields Revitalization Act of 2001, 40 CFR Part 312 requires that
the user (Client) provide the following information to the environmental professional. The
following table provides the responses provided by the user.

Question Response

Have environmental cleanup liens been filed or recorded against the Site? Don’t know

Avre activities or land use limitations in place at the Site or have they been filed or recorded in the | Don’t know

registry?

Does the user have specialized knowledge or experience in connection with the Site? Don’t know

Does the purchase price being paid for the Site reasonably reflect the fair market value of the | Yes

Site?

Is the Client aware of commonly known or reasonably ascertainable information about the Site, | No

which would indicate releases or threatened releases?

Avre there obvious indications that point to the presence of contamination at the Site? Not aware of any
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3.4 ACM and PCBs

3.5

Most spray on and friable asbestos containing materials (ACM) were banned in the United
States during the period 1972 to 1979. A final ruling in 1989 banned most ACM. In 1991,
the ruling was overturned and most ACM are allowed. Banned materials include:

Corrugated paper Rollboard Commercial paper
Specialty paper Flooring felt

Materials that are no longer banned:

Cement corrugated sheet Cement flat sheet Clothing

Pipeline wrap Roofing felt Vinyl floor tile

Cement shingle Millboard Cement pipe

Clutch facings Friction materials Disk brake pads

Drum brake linings Brake blocks Gaskets

Non-roofing coatings Roof coatings Automatic transmission
components

Based on the apparent age of the structure, it is possible that ACM is present in some observed
building materials such as flooring or roofing materials such as mastics. The occurrence of
these materials at the Site does not necessarily require any type of remediation however, any
ACM would have to be handled properly in the event buildings or fixtures containing such
materials were demolished or remodeled and certain maintenance activities would be advised.

Poly-chlorinated biphenyls (PCBs) were manufactured and used in the United States from
1929 to 1979 when they were banned. The United States Environmental Protection Agency
indicates, “Due to their non-flammability, chemical stability, high boiling point, and electrical
insulating properties, PCBs were used in hundreds of industrial and commercial applications
including electrical, heat transfer, and hydraulic equipment; as plasticizers in paints, plastics,
and rubber products; in pigments, dyes, and carbonless copy paper; and many other industrial
applications.”

Fero did not identify any structures on the Site which likely contained polychlorinated
biphenyl (PCBs) however, as with the ACM, in the event PCBs occur on the Site, they do not
require immediate action and only need be handled properly when removed.

Adjacent Sites and Site Vicinity Observations

The Site was located in a generally commercial area of the City of Newport Beach. Newport
Center Drive was located along the northern property line of the Site. Fashion Island Mall
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was located across North of Newport Center Drive further north. To the east of the Site was
Anacapa Drive along the eastern followed by commercial office/retail development further
east. To the south and west of the Site were offices and parking areas.

SITE HISTORY AND OPERATIONS

Fero evaluated the potential for environmental liabilities to the Site as a result of former Site uses by
reviewing historic building permits, aerial photos, Sanborn Fire Insurance maps, city directories,
historic topographic maps and previous environmental reports. Results of this research effort are
discussed below.

4.1

Historic Building Permits

A review of available historic building permits was made on the City of Newport Beach
website. The Site was vacant earlier than 1970 to information was available in the file dating
from 1970 through 2010. The permits found for the Site are summarized below: (1)

Permit Summary

Address Year Owner/ Permit Description

Newport Center Dr. 1970 The Auto Wash/Newport Beach Fire Dept.
5 tanks — 10,000 gallons ea.

150 Newport Center Dr. 1970 JM Shea/Build new car wash

150 Newport Center Dr. 1970 John Shea/Sewer connection

150 Newport Center Dr. 1970 JM Shea/Fence

150 Newport Center Dr. 1970 JM Shea (Auto wash)/Sign

150 Newport Center Dr. 1970 JM Shea/Fire Sprinklers

150 Newport Center Dr. 1971 JM Shea/Plumbing-bathrooms

150 Newport Center Dr. 1984 Beacon Bay/Sign

150 Newport Center Dr. 1988 Beacon Bay/Sign

150 Newport Center Dr. 1988 Beacon Bay Car Wash/Grading permit

150 Newport Center Dr. 1988 Beacon Bay Car Wash/Permit to remove 5
USTs and install 3 new USTs

150 Newport Center Dr. 1988 Beacon Bay/Plan from Barney’s Gas

Station Services to remove 5 USTs and
install 3 new USTs

150 Newport Center Dr. 1989 Beacon Bay Car Wash/Emergency Shut
off
150 Newport Center Dr. 1989 Beacon Bay/Tank pit compaction test

150 Newport Center Dr. 1990 Beacon Bay/Remodel Bathrooms
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Permit Summary cont.

Address Year Owner/ Permit Description

150 Newport Center Dr. 1990 Beacon Bay/Elec. — Sub Panel

150 Newport Center Dr. 1994 Beacon Bay/Sign

150 Newport Center Dr. 2003 Beacon Bay/Upgrade fuel lines and
vapor recovery system

150 Newport Center Dr. 2009 Beacon Bay Ent./Sign

150 Newport Center Dr. 2009 Beacon Bay Ent./\VVapo Extraction Sys.
Upgrade

150 Newport Center Dr. 2010 Beacon Bay Ent./Re-roof

Historic Aerial Photo Review

Fero obtained digital copies of available historical aerial photographs from EDR-Aerial
Photography Print Service. (2) Aerial photos were available dating from 1938 to 2012.

The 1938 through 1963 photos indicated the Site and vicinity were vacant undeveloped land.

A 1972 photo indicated that the existing carwash building and parking lot had been
constructed.  The Site vicinity was developed to its current state with commercial
developments to the north and east. The areas to the south and west of the site remained
vacant.

The 1977 through 2012 photos showed the Site and vicinity developed generally to its current
state. Buildings (offices) and parking areas had been completed to the south and west of the
Site.

Historic Sanborn Map Review

No Sanborn map coverage was available for the Site or vicinity. (3)

Historic City Directories

Fero ordered a search of historic city directories from EDR (4). The Site was not developed
until 1970 so the directories found for the Site, which extended from 1970 to 2008, are
summarized below:
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Directory Summary

Address Year Description

150 Newport Center Dr. 1970 Newport Center Car Wash
150 Newport Center Dr. 1970 Beacon Bay Enterprises Inc.
150 Newport Center Dr. 1975 Newport Center Car Wash
150 Newport Center Dr. 1980 Newport Center Auto Wash
150 Newport Center Dr. 1986 Beacon Bay Auto Wash
150 Newport Center Dr. 1991 Ismael Shoe Service

150 Newport Center Dr. 1995 Ismael Shoe Service

150 Newport Center Dr. 2002 The Segrum

150 Newport Center Dr. 2002 John Soganoa

150 Newport Center Dr. 2002 Edward Schalatter

150 Newport Center Dr. 2002 Saitos Associates

150 Newport Center Dr. 2002 RSI Holdings

150 Newport Center Dr. 2002 Arthur Rose

150 Newport Center Dr. 2002 Rockwater

150 Newport Center Dr. 2002 Mark Robinson

150 Newport Center Dr. 2002 Robinson

150 Newport Center Dr. 2002 R Joseph

150 Newport Center Dr. 2002 Promedic

150 Newport Center Dr. 2002 Carlos Prietto

150 Newport Center Dr. 2002 Phoenix Property

150 Newport Center Dr. 2002 Andrew Phillips

150 Newport Center Dr. 2002 Leons Shoe Service

150 Newport Center Dr. 2002 Jeffery Robinson

150 Newport Center Dr. 2002 Jerry Sewell

150 Newport Center Dr. 2002 Laboratories Inc.

150 Newport Center Dr. 2002 Prudential Security

150 Newport Center Dr. 2002 Rooklidge M

150 Newport Center Dr. 2002 Financial Services

150 Newport Center Dr. 2002 Proven Commaodity

150 Newport Center Dr. 2002 Platinum Guild

150 Newport Center Dr. 2002 Calcagnier R.

150 Newport Center Dr. 2002 Beacon Bay Ent.

150 Newport Center Dr. 2002 Scotland Group

150 Newport Center Dr. 2003 Leons Shoe Service

150 Newport Center Dr. 2003 Beacon Bay Ent.

150 Newport Center Dr. 2008 Leons Shoe Service
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Historic Topographic Map Review

Fero obtained digital copies of available historical topographic maps from EDR.
Topographic maps were available dating from 1949 to 1981. In addition to the elevation
contours, the 1949 and 1965 maps showed no structures on the Site and in the immediate
vicinity of the Site. The subject Site is at 137 feet MSL elevation.

From 1972 to the period of the photo revised map dated 1981, the Site and vicinity were
developed to their generally present state. (5)
ENVIRONMENTAL SETTING

Physiographic and Geologic Conditions

The project Site is located in the Peninsular Ranges Province, the backbone of which consists
of an elongated series of mountainous ridges and peaks, which rise to elevations of more than
10,000 feet. The Province extends southeastward about 900 miles from near latitude 34
degrees North in the vicinity of the Los Angeles basin to the tip of Baja California. The Site
is more specifically located in the Central Block of the Los Angeles Basin which is a wedge-
shaped plain. It is about 55 miles long from northwest to southeast with the Santa Monica
Mountains forming the boundary at the northwest and the San Joaquin Hills forming the
boundary at the southeast. Quaternary non-marine terrace deposits underlie the Site. Near
surface soils in the area of the Site consist of loamy sands. (6)

Fault Zones

Based on a review of area fault maps, no major faults traverse the Site. The nearest fault,
which may generate damaging earthquakes or surface rupture, is the Willard fault located
approximately 1.25 miles to the northeast. (6)

Groundwater

A groundwater well was located approximately 3/4 of a mile to the west. The most recent
(1998) monitoring data from this well indicated a depth to water of approximately 75 feet. (7)

Radon

The California Department of Health Services conducted a statewide Radon survey in 1990.
The survey results for Orange County indicated that 100% of the homes surveyed exhibited a
Radon level of <4 pCi/L, the EPA action level for Radon. Based on the above indicated
survey, there is a very low probability that levels at the subject Site exceed the EPA’s action
level for Radon, although this could only be determined through actual testing. (8)
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Wetlands

Review of the United States Geological Survey (USGS) Newport Beach and Laguna Beach
topographic maps indicates that the Site is not located in a wetlands area.

REGULATORY AGENCY RECORDS AND DATABASE SEARCHES

A search of regulatory agency records and databases was conducted to determine the presence
of any onsite or area facilities or operations with the potential to compromise the
environmental integrity of the Site. A review of any environmental liens and judicial records
were also investigated as part of the EDR.  The Site was not subject to either.

Area Disposal Sites

Field reconnaissance and a search of the California Integrated Waste Management Board Solid
Waste Information System (SWIS) and Solid Waste Assessment Test (SWAT) lists were
performed to identify any disposal sites and/or landfill facilities on or within 1/2 mile of the
Site. The following disposal site was listed on the WMUDS/SWAT list.  (9,10)

a.)  Asphalt Waste Water Sump
840 Newport Center Drive

Distance: 1/4-1/2 of a mile to the NNW of the Site

Description: Primary waste drilling brine waters, designated/influent or
solid wastes, minor threat to water quality, based on the
aerial photos provided in Google Earth, the facilities appear
to be evaporation ponds with any seepage/discharge
from the ponds migrating to the adjacent surface water and then

to the ocean

Lead Agency: RWQCB
Status: Category C facility having no waste treatment systems

Area Oil and Gas Wells

Field reconnaissance, a historic aerial photo review, a review of current State of California
Department of Conservation Division of Oil and Gas maps, and a search of the "Former
Manufactured Gas Plant Sites” Database were conducted to identify any oil and or gas wells
and Gas Plant Sites located on or within 1/2 mile of the Site. No gas plant sites, oil wells or
abandoned dry holes were listed on the Site however, one plugged oil and gas well (Coalinga-
Mohawk Oil #1) is located within a 1/2 mile of the Site. The plugged well is located
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approximately 1/3 of a mile to the southwest of the Site and should not represent a REC to the
site. (11, 12)
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6.3 Area Hazardous Material Underground Storage Tank Sites

1.  Leaking Underground Storage Tanks (LUST)

The most recent California Water Resources Control Board (CWRCB) Leaking
Underground Storage Tank (LUST) List and the Indian LUST list were reviewed. The
following sites were listed as LUST sites on or within %2 mile of the subject Site. (13,
14)

a.) Pacific Financial Plaza
800 Newport Center Drive

Distance: 1/4-1/2 of a mile NNW of the Site
Description: Gasoline contamination soil only
Lead Agency: RWQCB

Status: Case closed

b.) Pacific Mutual
700 Newport Center Drive

Distance: 1/4-1/2 of a mile N of the Site
Description: Diesel contamination-soil
Lead Agency: OCHCA

Status: Case Closed

c.) Four Seasons Hotel
690 Newport Center

Distance: 1/4-1/2 of a mile N of the Site
Description: LUST Cleanup Site

Lead Agency: RWQCB

Status: Open-Eligible for Closure

d.)  Newport Beach Country Club
1600 Coast Highway

Distance: 1/4-1/2 of a mile W of the Site
Description: Gasoline contamination

Lead Agency: RWQCB

Status: Case closed
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e.) Unocal Station

2201 Coast Hwy.

Distance: 1/4-1/2 of a mile S of the Site
Description: Waste oil contamination
Lead Agency: OCHCA

Status: Case closed

The most recent CWRCB Underground Storage Tank Data Base (UST) list, the most
recent CWRCB Facility Inventory Database (FID) UST list, the most recent Indian UST
list, the Proprietary Historical UST Database list, and Statewide Environmental
Evaluation and Planning System (SWEEPS) UST list were reviewed. The following
sites were listed as UST sites on or within ¥ mile of the Site. The Site was on the FID,
Historic, UST and SWEEPs lists. (15, 16, 17, 18, 19)

a.) Beacon Bay Car Wash
150 Newport Center Drive

Distance: The Site
Description: CA FID UST site
Lead Agency: OCHCA

Status: Active

b.)  Newport Center Auto Wash
150 Newport Center Drive

Distance: The Site

Description: Historic UST site installed in 1970s
Lead Agency: OCHCA

Status: Active

c.) Beacon Bay Car Wash
150 Newport Center Drive

Distance: The Site
Description: UST site
Lead Agency: OCHCA
Status: Active
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d.) Beacon Bay Car Wash
150 Newport Center Drive

Distance: The Site
Description: SWEEPS UST site
Lead Agency: OCHCA

Status: Active

e.) 110 Newport Center Drive

Distance: 0-1/8 of mile WNW of the Site
Description: Historic Auto Station site
Lead Agency: Not reported

Status: Historic (1999 & 2001)

f.) 260 Newport Center Drive

Distance: 0-1/8 of mile E of the Site
Description: Historic Auto Station site
Lead Agency: Not reported

Status: Historic (1999)

g.) 1003 Newport Center Drive

Distance: 1/8-1/4 of mile NW of the Site
Description: Historic Auto Station

Lead Agency: Not reported

Status: Historic Auto Station (2005-2009)

h.) 360 San Miguel Drive

Distance: 1/8-1/4 of mile E of the Site 15
Description: Historic Auto Station

Lead Agency: Not reported

Status: Historic Auto Station (2002)

6.4 Environmental Database Search

Specified environmental databases (over sixty databases) were searched in accordance with
the ASTM Standard (E 1527) in an effort to identity sites with potential or existing
environmental liabilities. A complete presentation of the results of the database search is
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provided in the attached EDR Radius Map with GeoCheck report. Provided below is a
summary of sites which were listed on the environmental databases within the required
specific search radius for each database. If any of the over sixty environmental databases that
were reviewed contained no entries, that database is not represented below.

1. US EPA-RCRA Data Base

The following sites were listed as hazardous waste generators on the RCRA database
within a 1/4 of a mile from the Site. (20)

a.) Raymond Berg
400 newport Center Drive

Distance: 1/8-1/4 of a mile ENE of the Site
Description: Small quantity generator

Lead Agency: EPA

Status: No violations found

b.) Warren G Kramer
400 Newport Center Drive

Distance: 1/8-1/4 of a mile ENE of the Site
Description: Small quantity generator

Lead Agency: EPA

Status: No violations found

2. ENVIROSTOR Envirostor tracks Site Mitigation and Brownsfields Reuse Program’s
sites.  The following Envirostor sites were listed on or within 1 mile of the Site. (21)

a.) US Coast Guard Patrol Base
1111 East McFadden Ave.

Distance: 1/2 — 1 mile SW of the Site
Description: Evaluation

Lead Agency: DTSC

Status: Inactive
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Santa Ana Regional Water Quality Control Board (SARWQCB) - Spills, Leaks,
Investigations and Clean ups (SLIC)  The following site was listed on the most recent
SARWQCB SLIC database on or within a 1/2 of a mile from the Site. (22)

a.)  Newport Center Cleaners
521 Newport Center Drive

Distance: 1/4-1/2 of a mile NE of the Site
Description: Cleanup Program Site

Lead Agency: RWQCB

Status: Case closed

CAL EPA Cortese List

The Cortese List data base identifies public drinking water wells with detectable levels
of contamination, hazardous substance sites selected for remedial action, sites with
known toxic material identified through the ASPIS program, sites with USTs having a
reportable release and all solid waste disposal facilities from which there is known
migration. The following Cortese sites were listed on or within 1/2 mile of the Site.
(23)

a.) Pacific Financial Plaza
800 Newport Center Drive

Distance: 1/4-1/2 of a mile NNW of the Site
Description: Gasoline contamination soil only
Lead Agency: RWQCB

Status: Case closed

b.) Pacific Mutual
700 Newport Center Drive

Distance: 1/4-1/2 of a mile N of the Site
Description: Diesel contamination-soil
Lead Agency: OCHCA

Status: Case Closed
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c.) Four Seasons Hotel
690 Newport Center

Distance: 1/4-1/2 of a mile N of the Site
Description: LUST Cleanup Site

Lead Agency: RWQCB

Status: Open-Eligible for Closure

6.5 Environmental Records Review

In addition to the environmental databases searched and the regulatory agency reviews
indicated above, Fero requested a file search for the Site addresses from the following State
and local environmental agencies; the Orange County Health Care Agency-OCHCA, the
RWQCB (LUST, SLIC, etc.) and the DTSC (Cypress office). No files were found at the
RWQCB or the DTSC. An UST file was found and reviewed at the OCHCA. The file was
reviewed on October 29, 2013 and is summarized below. Fero was provided due diligence
documents that were provided to the buyer. These documents were also reviewed and are
summarized further below.

OCHCA File Review for 150 Newport Center Drive;

1-13-89 OCHCA Inspection Form. Five USTs were removed and samples were obtained
from 2 feet below the tank inverts and additional sample was obtained from the overburden
soils pile. All samples were analyzed at Associated Laboratories for Total Petroleum
Hydrocarbons (TPH) and Benzene, Toluene, Ethyl benzene and Xylenes (BTEX). All
samples were non-detect (clean) for all compounds.

2-15-89 OCHCA Inspection Form. Witnessed pressure testing of three new 12,000 gallon
replacement USTS.

5-26-89 OCHCA Inspection Form. Facility needs new permit for the three new double wall
fiberglass jacked 12,000 gallon USTs. Facility also needs a leak detection program.

8-29-90 OCHCA Inspection Form. Facility needs new permit for three new double wall
fiberglass jacked 12,000 gallon USTs. Facility also needs a leak detection program.

3-1-91 OCHCA Inspection Form. Facility needs new permit for three new double wall
fiberglass jacked 12,000 gallon USTs.

2-26-92 OCHCA Inspection Form. Facility needs tank tests, financial responsibility and
monitoring plan.
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12-2-93 OCHCA Inspection Form. Three USTs tank tested and all passed.
8-16-94 OCHCA Inspection Form. Three USTs tank tested and all passed.
3-20-96 OCHCA Inspection Form. Must test leak sensors.

11-06-97 OCHCA Inspection Form. Three USTs tank tested and all passed.
12-09-97 OCHCA Inspection Form. No violations outstanding.

3-20-96 OCHCA Inspection Form. Must test leak sensors.

1-3-03 OCHCA Inspection Form. Plans to re-pipe the site.

5-21-03 OCHCA Inspection Form. Three USTs tank tested and all passed.

5-19-03 OCHCA Inspection Form. Dispensers and piping was removed and samples were
obtained from below the dispenser and piping inverts. A total of eight samples were obtained
and analyzed. All samples were analyzed at Chemical and Environmental Laboratories for
Total Petroleum Hydrocarbons as gasoline (TPHg) and Benzene, Toluene, Ethyl benzene and
Xylenes (BTEX). Six out of the eight samples were non-detect (clean) for all compounds.
Two dispenser invert samples exhibited TPHg concentrations of 6.7 mg/Kg and 9.3 mg/Kg
TPHg, 2 ng/Kg and 7 pg/Kg ethyl benzene, 16 pug/Kg and 290 pg/Kg Xylenes and ND —
3ug/Kg Toluene.

5-21-03 OCHCA Inspection Form. Based on the laboratory results from the 5-19-03
sampling- a cleanup case would not be opened.

6-20-03 OCHCA Inspection Form. Plan check.

6-30-03 OCHCA Inspection Form. New dispensers, double walled fiberglass piping and
Veeder Root leak detection system complete and certified.

7-23-03 OCHCA Inspection Form. Three USTs tank tested and all passed.

8-25-03 OCHCA Inspection Form. UST monitoring system certified. No violations.
9-12-03 OCHCA Inspection Form. Three USTs tank tested and all passed.

3-16-04 OCHCA Inspection Form. Three USTs tank tested and all passed.

3-31-04 OCHCA Inspection Form. USTs system tested and passed.

9-16-04 OCHCA Inspection Form. Received financial responsibility forms.
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1-10-05 OCHCA Inspection Form. UST System Owner Exam “pass”.

4-6-05 OCHCA Inspection Form. Leak detection test “pass”.

5-27-05 OCHCA Inspection Form. Out of compliance letter.

6-8-05 OCHCA Inspection Form. Monitoring system certified, violation corrected.
2-22-06 OCHCA Inspection Form. No violations noted.

5-3-06 OCHCA Inspection Form. Three USTs tank tested and all passed.

5-3-06 OCHCA Inspection Form. 91 grade leak detector replaced.

5-19-06 OCHCA Inspection Form. 91 grade leak detector replaced.

3-23-07 OCHCA Inspection Form. Secondary containment vent line failed submit plan to
repair.

4-10-07 OCHCA Inspection Form.  Submit updated financial responsibility form.
4-24-07 OCHCA Inspection Form.  Financial responsibility form submitted.
5-14-07 OCHCA Inspection Form. No violations noted, system certified 5-2-07.
6-07-07 OCHCA Inspection Form. Inspector onsite to witness vent line repair, “passed”.
5-20-08 OCHCA Inspection Form. No violations noted, system certified 5-12-08.
7-28-08 OCHCA Inspection Form.  Submit certification for vent line repair.
7-30-08 OCHCA Inspection Form. Vent line repair.

7-31-08 OCHCA Inspection Form. System leak test “passed”.

8-11-08 OCHCA Inspection Form. 7-30-08 certification for vent line repair.
1-30-09 OCHCA Inspection Form. No violations noted, system certified 5-16-08.
2-11-09 MT Walker letter regarding upgrading (replacing) the dispensers.

5-20-09 OCHCA Inspection Form. No violations noted.

6-11-09 OCHCA Inspection Form. No violations noted, system certified 5-20-09.
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12-31-09 OCHCA Inspection Form. Violation regarding updating financial responsibility
form.

1-20-10 OCHCA Inspection Form. Violation regarding updating financial responsibility
form.

4-21-10 OCHCA Inspection Form. No violations noted.

3-31-11 OCHCA Inspection Form. Operational permit.

5-12-11 OCHCA Inspection Form. No violations noted, system certified 4-14-11.
7-19-13 OCHCA Inspection Form. No violations noted, system certified 4-9-13.

Due Diligence Materials Review;

4-9-13 Monitoring System Certification by Orange County Tank Testing; all passed.

4-23-13 AQMD Vapor Recovery Equipment Testing by Orange County Tank Testing. The
pressure decay test and leak rate and cracking pressure of P/V vent valves failed testing. The
P/V vent valve was replaced, retested and passed. It should be noted that the p/v vent valve
is located on top of the vent riser to allow pressure release when the tanks are filled.

7-1-13 OCHCA permit to operate USTSs.
12-31-13 City of Newport Beach Business Tax Certification.

Newport Beach Fire Department Permit.

CONCLUSIONS

Improvements on the site consisted of a one-story carwash building with a paved parking area
and a fueling area. The only hazardous materials onsite were contained in a fueling system
(3-12,000 gallon gasoline USTs, piping and dispensers). The fueling system is permitted
through the Orange County Health Care Agency (OCHCA) and Air Quality Management
District (AQMD). The UST file for the site was reviewed at the OCHCA and a complete
summary of the review is included in section 6.5. When the original USTs were removed in
1989, the soils were “clean”. When the dispensers and piping were replaced/upgraded in
2003, some residual TPHg and BTEX compounds were detected below two of the dispensers.
The OCHCA was not concerned with the concentrations detected and did not require any
cleanup. The current fueling system has a continuous leak detections system and appears to
be in compliance with the OCHCA. No auto repairs occur at the site.
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Site surfaces were generally clean, free of debris and well maintained. No significant
staining was observed on site surfaces. There was a subgrade waste water collection trench
below the carwash that drained to a water reclamation system/clarifier. Any solids that build
up in the clarifier were reportedly pumped out and disposed of off-site as non-hazardous.
There was no evidence of wells, pits, ponds, or lagoons on the Site and tere were no unusual
odors, significant stains, corrosion, stressed vegetation, solid waste, wastewater, or pooled or
ponded water identified on the Site.

Based on the apparent age of the onsite structure, it is possible that ACM is present in some
observed building materials such as flooring, or roofing materials such as mastics. The
occurrence of these materials at the site does not necessarily require any type of remediation
however, any ACM would have to be handled properly in the event buildings or fixtures
containing such materials were demolished or remodeled and certain maintenance activities
would be advised.

2.  Based on a review of available historic information (aerial photos, building permits and City
Directories) the Site appears to have been vacant from at least 1938 through 1970. The Site
appeared to be developed and used for a carwash fueling station from 1970 through the
present. No other uses of the Site were identified.

3. The Site was only listed on UST related environmental databases. This assessment has
revealed no evidence of current recognized environmental conditions (REC) in connection
with the Site.

4.  The vicinity sites listed in the UST, LUST and Environmental Database reviews, are under the
oversight of a regulatory agency, or a sufficient distance or gradient or regulatory status that
they are unlikely to have resulted in a REC at the Site..

Fero has performed a Phase | Environmental Site Assessment in general conformance with the scope
and limitations of ASTM Practice E 1527 of the Site. Any exceptions to, or deletions from, this
practice are described in Section 8.0 of this report. Based on the findings of this Phase I
Environmental Site Assessment additional investigation (Phase I1) is not warranted at this time.

8.0 DATA GAPS

Based on observations and research, and with the possible exceptions below, there are no obvious
indications of data gaps in connection with the current Site land use.

9.0 LIMITATIONS AND CERTIFICATIONS
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The conclusions and recommendations presented in this report were reached based on commonly
known or reasonably ascertainable information, publicly available records, observations made
during field reconnaissance, and standard environmental engineering practices. No physical
investigations or analytical testing was conducted as part of this environmental assessment and no
risk assessments have been completed.  No other warranty, expressed or implied, is made as to the
information or professional opinions included in this report. This report has been prepared
expressly for Newport Center Anacapa Associates, LLC. to comply with their specific needs. This
report has not been prepared for use by any other parties and may not contain sufficient information
for their purposes or uses. Any other use, interpretation, or emphasis other than that contained
herein is done at the reader's own risk.

We, by signature on the cover page, declare that, to the best or our professional knowledge and
belief meet the definition of Environmental Professionals as defined in §312.10 of 40 CFR 312.

We have the specific qualifications based on education, training, and experience to assess a property
of the nature, history, and setting of the subject property. We have developed and performed the
appropriate inquiries in conformance with the standards and practices set forth in 40 CFR Part 312.
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